Finally, we find that while higher tax rates are associated with a lower tax base, a 5 larger tax base depresses tax rates.
lands. Lutzenhiser and Netusil (2001) and Shultz and King (2001) find that natural 124 area parks have the largest impact on home sales prices followed by golf courses, 125 specialty parks (parks devoted to a single activity such as boating), and urban parks.
126
These findings support our proposition that the cost of open space is associated with 127 local preferences for and expected welfare gains from the purchased land.
128
In addition to characteristics of the open space, the literature also considers the rel- suggests the following empirical model: 
where S i is a vector of housing characteristics for municipality i. 
222
While theoretical models of hedonic pricing do not specify a particular empirical specifications performed best. We report only the semi-log linear specifications here.
228
The linear specification generated very similar results but the fit of the semi-log spec-229 ification was better. Because many of the independent variables take on zero values,
230
the log-log linear specification causes a large number of lost observations. 7 New Jersey is a geographically small state and consists of just two major markets: metro NYC and metro Philadelphia. To the degree that there might be different cycles in the two markets, our variables on distance from NYC and from the Northeast Corridor should capture much of it. In addition, the two markets move cyclically with a great degree of unison in part because a surprising number of people commute between the two metro areas. In the end, we see no need to be concerned about asynchronous cyclicality across housing markets in the data set we use.
u n c o r r e c t e d p r o o f We expected that greater state support in making open-space purchases will raise house prices because a larger fraction of the total cost will not need to be financed through local property taxes. However, this cost share was not significant explanatory variable in regressions on house prices or the tax base using the subset of municipalities (n = 316) that had an open-space acquisition over the period. This cost share variable is uncorrelated with the open-space spending variable (r =− 0.08, p = 0.12) and its inclusion does not affect the parameter estimates on the open-space variable. 12 Distance to Philadelphia was highly correlated with distance to New York, so we employ distance to New York in the subsequent analysis. do not change depending on whether the tax rate is included as a dependent variable.
364
In addition, estimates of the effect of open-space acquisitions do not vary based on 365 whether we include controls for the average cost share for the state.
366 Table 2 reports regressions on the log ratio of the tax base and the tax rate ratio. The Ratio is defined as above (the ratio of the equalized property tax rate in 2000 to the 428 equalized property tax rate in 1995).
429
Column 2 of Table 2 reports the results on log Tax Base Ratio assuming that the 430 tax rate ratio is exogenous, column 3 reports the results on Tax Rate Ratio, and col-431 umn 4 reports the results on the log T a xB a s eR a t i oassuming that the tax rate ratio 432 is endogenous. While we report estimates for all municipalities, running these analy- 
